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M  E  M  0  R  A  II  ri  U  M 


TO:      Members  of  the  Back  Bay  Council  DATE:  July  28,  1967 

FROM:     Daniel  J.  Ahern  ,         **    ' i^.-i-i.-*  1  i^.- 


Boston  Public  mi 


As  you  know,  the  next  meeting  of  the  Council  will  be  on  Monday,  July  31; 
at  3:00  p.m.  at  the  Boston  Architectural  Center,  32O  Newbury  Street. 

This  will  be  the  final  presentation  on  the  Back  Bay  General  Development 
Plan^ 

Last  July,  the  Council  received  and  approved  a  Preliminary  Plan  for  the 
Back  Bay.  During  the  past  twelve  months,  the  recommendations    that 
Plan  have  been  the  subject  of  testing,  refinement  and  further  development. 
Some  are  actually  now  in  effect. 

The  recommendations  made  on  Monday  will  be  basically  the  same  as  those 
presented  in  the  Preliminary  Plan,  but  there  will  be  additional  documenta- 
tion and  illustrative  material. 

The  enclosed  material  is  offered  as  an  aid  to  your  preparation  for  the 
meeting.  Recognizing  that  the  various  Council  members  have  specialized 
interests,  and  recognizing  further  that  some  may  not  be  able  to  devote 
much  time  to  pre -meeting  publications,  the  enclosed  package  is  quite 
variable  and  may  be  used  in  the  following  manner:  If  you  are  unable  to 
review  all  of  this  material,  it  is  suggested  that  you  read,  "Objectives  anc 
Highlights"  and  then  briefly  check  the  various  appendices  and  illustrations 

Residents  may  be  particularly  interested  in  the  appendices  B,  D  and  E, 
while  the  business  representatives  may  be  particularly  interested  in 
appendices  A,  B,  and  E. 

No  doubt  the  material  will  suggest  a  number  of  questions.  Most  of  these 
should  be  answered  in  the  presentation  on  Monday,  and  the  others  can  be 
taken  up  in  the  general  discussion  period. 


BACK  BAY  COrn'ICTI,  MEETING 

Monday,  July  31,  19:^7 

3:00  p.m. 

Boston  Architectura].  Center 

320  Newbury  Street 


A.   AGEMA 


1.  Erwin  D.  Canhara,  President,  Back  Bay  Council 

Introductory  Remarks 

2.  James  G.  Roberts,  President,  Back  Bay  Pl3.nning  and  Development  Corp. 

The  Corporation  Reports  to  th.e  Council 

3.  Daniel  J.  Ahem,  Executive  Director,  Back  Bay  Planning  and 
Development  Corp. 

Comments  on  the  Back  Bay  Planning  Program 

k.       John  T.  Howard,  Partner,  Adams,  Howard  &  Oppermann 
Summary  of  the  Back  Bay  Development  Plan 

5.  Michael  A.  Powills,  Principal  Associate,  Barton -As chman  Associates 

Traffic,  Parking,  and  Transit  Recommendations 

6.  Donald  Lootens,  James  D.  Landauer  Associates 

Land  Use  and  Marketability  Findings 

7.  Wilhelm  von  Moltke,  Professor  of  Urban  Design,  Harvard  University 

Architectural  Recommendations 

8.  John  Bok,  Attorney,  Ropes  and  Gray 

Zoning  Recommendations 

9.  Mace  Wenniger,  Back  Bay  Project  Director,  Boston  Redevelopment 
Authority 

BRA.  Cooperation  with  Back  Bay 


B.   GENERAL  DISCUSSION 


of  -tho 
HACK  BAY  GExJiiJm.  D]''Vj';LO?Kg'!y  I'LAIJ 

Prcpa-rcd  by  ths 

B/.CK  DAY  PI.-.ri«';IMG  AW  DEVELOPMl:'^,frr  CORPOKAaaO:j 

Iii  coXlc-.boratiO)!  \i-}.th  the 

B03T0II     FJiJDEVJaOFiUJKT  AUIflOIlIW 

Au'\  r.caistcj;  by  the  i'ollc.'in^;  conrulta'nt.p: 


GOVERNMENT  DOCUMENTS 

DEPARTMENT 
BOSTON  PUBLIC  LIBRARY 


Gonejral  PJcrninj 
Archit'icture  end  D3c;if>;n 

Levndscapo  Architecture 
Fwjal  iistate  a.nd  Market 

Zonin;;; 

Sub  ■•coil  r.nd  Structurr.l 
En^inaariii^ 

Engine  ertn.3 

Traffic  and  Tarkinc 


AdE.mr.1,  Hc-.rard  (i  Opi:3ri;;:^nn  -  CP!i:brid2e 

Wilhoilm  von  Moltke,  Clnur.?n  t'.  Goyottc 
Caabridgo 

I>;a30n  cud  Frcy  -  Canibridge 

Jam:.':j  D.  I'lndciuer  Accocir.t^fi   - 
K2\;  York 

John  }3ok  -  Boston 


LsK.';yGurier  AB30ciatC3,   Inc.   -  Boston 
InduGtrin.l  Estiir.atins  Service   -  Boston 
Earton-Aschr.-an  A-socir/ccS;   Inc.-  CMcacc 


Copley  Square: 

To  bo  rcnc\;c:d  as  the   visual  end  r.oclnl  focus  of  Back  Bay  throu^li 

-  tJie  reconstruction  of  CopL^y  f:~ivai'.i   to  a  nG:w  design; 

the  enhancernent  of  four  la-Odrnark  buildings:  Boston  Public  Library; 
Old  South  Chi'.rch;  Trinity  Churcli;  and  the  Shcraton-Flr.za  Hotel; 

-  new  nip:l'it  .lich'cin^  in  and  around  ths  Square; 

-  creation  of  tho  Partmouth  Street  Mall  connnctinc  the  Square  to  the 
Charles  River; 

-  building  sovera].  new  bui].din;;.i  ?round  Copley  Square:  Boston  Public 
Library  Addition;  a  new  hotel;  the  proposed  John  Hancock  office 
tower;  new  apartment  and  office  buiDdings  on  the  north  side  of  the 
Square; 

-  enactment  of  protective  zoning  and  possibly,  an  arcliitectural  control 
zone  around  the  Square; 

-  a  modernized  Copley  Square  subway  station  and  improved  trajisit 
services. 


2.   Boylston  Street  and  Newbury  Street: 

To  continue  as  Boston's  finest  shopping  streets  with  significant  nev; 
growth  and  emphasis  on  pedestrian  amenities  and  architectural  improvement. 
Changes  will  include 

-  dramatic  retail  grov/th  --•  120,000  sq.  ft.  of  new  retail  space; 
350,000  sq.  ft.  of  modernized  retail  space;  and  250,000  sq.  ft.  of 
nev;  retail  space  to  open  at  Prudential  Center; 

-  architectural  controls  for  Nev/bury  Street,  and  sign  controls  for 
the  entire  area; 

-  nevr  landscaping  program  for  Boylston  Street  to  praluce  arcades  and 
mall  effects;  new  trees,  lights,  plantings  and  sidewalks; 

-  vastly  improved  transit  services,  with  Arlington  and  Auditorium 
stations  (as  well  as  Copley)  to  be  modernized; 

-  addition  of  9OO  parking  spaces  for  shoppers,  plus  expansion  of 
Prudential  facilities; 

-  possible  Minibus  loop  service  on  Boylston  and  T^e'^^bury  streets; 

-  nevf  motor  hotel  near  the  Auditorium; 

-  new  office  construction,  estimated  at  600,000  sq.  ft. 

-  new  apartment  construction,  estimated  at  'iCO,000  sq.  ft. 


Stuart  Street  and  St-  James  Avc'ni-.^  Area: 

To  contjnue  as  a  major  (/rovrtu  area  ior  oxficc'  and  related  uses,  \/ith 

over  2  million  vq,   ft.  of  office  space  to  be  constructed  as  expansion 
by  preeent  firms; 

-  construction  of  a  transportation  centei'  on  air  ricbts  betv/een 
Clarendon  and  Dartmouth  streets  ^  to  include  a  new  I'JDTA  ctation  on 
the  relocated  southwest  ra,pid  transit  line;  connection  to  hich-speec. 
railroad  service;  a  major  parking  facility;  and  a  po5;sible  bus 
tei'inin?].; 

-  future  development  of  the  air  rights  west  of  Dartmoutia  Street  for 
commercial  and  possibly  resxl/intial  uses  with  construction  potential 
of  more  than  ^'50  million. 


k.       Beacon  Street  -  Commonwealth  Avenue  Area: 

To  be  restored  to  its  historic  function  as  a  prim.ary  intown  residential 
area  of  exceptional  quality,  through 

-  high-rise  zoning  of  corners  on  the  perimeter  of  the  area  --  A.rlingtorj 
and  Beacon  Streets  --  and  construction  of  more  than  IjOOO  new 
apartments  this  decade; 

-  refurbishing  of  the  Cc;iJmonwealtb  Avenue  Mall; 

-  a  ne\j   coiiuection  to  the  Charles  River'Esplanade  via  the  new 
Dartmouth  Street  Mall; 

-  new  zoning  provisions  and  archixectural  controls  to  protect  existing 
buiD.dings  and  to  insure  the  compatibility  of  nev;  structures; 

-  rehabilitation  of  900  apartments  over  the  next  decade  aided  by 
comprehensive  and  combined  code  enforcement  plus  environmentp.l 
improvements  and.  new  restrictions; 

-  new  density  controls  requiring  at  least  200  sq.  ft.  per  student  in 
dormitories  and  an  average  of  700  sq.  ft.  for  each  apartment; 

fui'ther  restrictions  on  the  grovrch  and  operation  of  schools  in 
the  area; 

-  alley  improvement  program  for  additional  parking  and  increased 
amenity; 

-  improved  lighting,  side\7alks,  and  landf-caping  tlivoughout  the  area; 

-  reduction  of  vehicular  ti'affic  on  MarD.boro  Street. 


5.   Prudential  Center: 

To  continue  developir:'.mt  of  ncv;  reta:il;  residential  and  office  structures, 
and  to  establish  more  effective  links  with  other  Back  Bay  elements  in  the 
vicinity  of  the  Boylston  Street  -  Exeter  Street  intersection. 


6.   Christian  Science  Church  Development: 

To  begin  this  year  on  a  progra^Ti  that  vfi2.1  provide  3;000  moderate-rental 
aparti;ientE,  plus  insLitutional,  office  and  retail  grovth. 


Park  Squai'e  Area: 

To  advance  tlirough  major  office  and  ai^ai'tment  development  along  Boylston 
Street. 


8.   St.  Botolph  Street  Neighborhood: 

To  be  conserved  as  a  moderate -rental  area,  drawing  strength  fro?n  the 
abutting  Christian  Science  Church  Development  and  the  replacement  of 
non-residential  uses  with  housing,  and  the  establishment  of  a  nev;  senior 
citizens  housing  facility. 


Costs: 

New-. private  and  institutional  investment  in  excess  of  $300  million  is 
forecast  for  the  next  decade.  Public  works  requirements  are  estimated 
at  $3  million. 


10.  Public  Enterprise; 

Of  the  seven  functional  areas  of  Back  Bay 

-  two  are  incorporated  in  urban  renewal  project  plans; 

-  a  third  is  partially  included  in  an  urban  renev;al  project; 

-  a  fourth  is  a  non-assisted  urban  renewal  project; 

-  the  fifth  functional  area  is  under  the  jurisdiction  of  the  Back  Bay 
Architectural  Cominission . 


11.  Further  Public  Conti'ols: 

In  addition  to  tv;o  active  urban,  bcauti  f  ication  projects^  the  plan 
proposes 

-  extension  of  the  architectural  control  zone; 
sign  control; 

a  third  urban  beautification  project; 

combined  code  enforcement  --  possibJ.j-  a  Federally-aided  code 
enforceiiient  project; 

-  more  strinp;ent  and  refined  zoning. 


12.  CoiTsmunity  Action: 

The  various  interest  groups  in  the  Back  Ray  have  been  historically 
fragmented;  but  in  the  past  two  years  there  has  developed  a  nev;  unity 
of  purpose  expressed  through  tv70  temporary  organizations:  the  Back  Bay 
Council,  and  the  Back  Bay  Planning  and  Development  Corporation.  As  these 
two  enterprises  pihase  out;  the  community  is  now  establishing  a  more 
forceful  organization  for  unified  action  to  be  knovm  as  the  Back  Bay 
Federation  for  Community  Development. 


PRIVATl^  INVl.^STI-:?!!?  F^.Iu.:','A3T:      .I967   -   3977 


By  District 

•>!Commonv7ea,lth-Beacon  Ai-ea 

*Boylston-Nev;bury  Area 

*Stuart-St.    James  Area 

*St.  Botolph  Area 

Prudential  Center  Completion 

Christian  Science  Church  Development 

*Boyls ton -Park  Square 

(east  of  Arlington) 

Total 


$  30,000,000 

20,000,000 

110,000,000 

2,000,000 

50,000,000 

85,000,000 

20,000,000 

$325,000,000 


By  Type  of  Use 

Apartments  and  Residence 

Offices 

Retail 

Hotels 

Parking  and  Other 

Air  Rights  Development 


New         $115,000,000 
Rehabilitated  10,000,000 


Neif 

Rehabilitated 

New 


95,000,000 

300,000 

16,000,000 


-  Rehabilitated   H, 000, 000 


-  New 

-  New 


U, 600, 000 
20,000,000 
60,000,000 


Total  (Rounded)  $325 , 000 , 000 


■'^See  Appendix  A  for  further  data. 
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BACK  BAY  GENERAL  DEVELOPMENT  PLAN 


APPENDIX  A 


Excerpts  from  the  Report  on  Land  Use  and  Marketability 


Prepared  by 


James  D.  Landauer  Associates,  Inc. 


July  1967 
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JAMES  D.  LANOAUER  ASSOCIATES,  inc. 


PURPOSE  OF  THE  STUDY 


The  purpose  of  this  study  is  to  recommend  changes  in  land  use  in  the 
Back  Bay  based  on  the  economic  and  market  framework  for  private 
investment  decisions.     It  is  understood  that  the  Back  Bay  community 
contains  the  seeds  of  self- renewal,    with  outside  help  in  the  form  of 
new  private  investment  and  the  cooperation  of  various  agencies  of  the 
City  of  Boston  in  new  programs.      With  the  exception  of  a  few  blocks 
of  the  study  area,    which  are  in  Urban  Renewal  Project  Areas,    Federal 
funds  are  not  directly  involved.      Thus,    the  recommended  new  land  uses 
are  oriented  toward  market  acceptance  under  current  and  anticipated 
conditions. 

This   study  covers  the  marketability  of  multi-family  housing  in  both  new 
and  rehabilitated  structures,    along  with  the  office,    retail,    hotel  and 
institutional  markets.      In  each  case  the  regional  and  city-wide  condi- 
tions are  considered  and  their  bearing  on  the  study  area  is  analyzed. 
The  study  quantifies  the  land  and  building  areas  which  may  reasonably 
be  involved  in  land  use  changes  in  each  subsector  of  the  study  area 
within  the  next  ten  years. 

This  study  is  part  of  a  comprehensive  development  plan  being  assembled 
by  the  Back  Bay  Planning  and  Development  Corporation,   Inc.     Studies 
by  other  consultants  cover  the  subjects  of  land  planning,    traffic  and  park- 
ing,   architecture,    landscape  architecure  and  legal  aspects  of  various 
proposals. 

The  common  objective  of  these  studies  is  to  enable  the  Back  Bay  commu- 
nity to  recognize  and  encourage  those  types  of  redevelopnnent,  rehabilita- 
tion and  other  measures  which  best  serve  the  long  run  future  of  the  area. 


JAMES  D.  LANDAUER  ASSOCIATES,  inc. 


LAND  USE  CONCLUSIONS 

PROBABLE  DEVELOPMENTS,    1967   -   1976 

High  Rise  Construction 

High  rise  apartments   should  be  permitted  along  Arlington  Street,    the 
north  side  of  Beacon  Street,    Charlesgate  East  and  Boylston  Street. 

It  is  our  understanding  that  the  present  zoning  for  high  rise  structures 
on  eight  westerly  corners  of  Commonwealth  Avenue  will  be  challenged 
as  unconstitutional.     The  challenge  may  be  upheld  in  the  courts.     In  any 
case,    it  is  a  major  uncertainty  facing  the  developer  of  the  first  of  these 
sites . 

The  market  can  absorb  at  least  one  high  rise  apartment  building  per 
year,    with  150  to  200  units.     On  sites  of  12,  500  square  feet,    175,  000 
square  feet  of  land  area  and  2  million  square  feet  of  building  area  might 
be  involved  in  the  next  decade  (1967  through  1976).     The  limited  number 
of  buildings  is  a  sound  rationale  for  limiting  eligible  building  sites  to 
corner  sites  on  the  peripheral  streets.     The  Prudential  Center  apartment 
towers,    with  800  units  in  three  buildings,    and  the  new  building  at 
180  Beacon  Street  effectively  fill  the  next  two  years'  anticipated  demand 
for  both  new  and  rehabilitated  units  in  the  Back  Bay.      Possibly  five  or  six 
buildings  can  be  expected  to  be  built  in  the  residential  (H-5)  district  of 
the  Back  Bay  in  the  next  decade. 


Rehabilitation 

The  prospects  for  rehabilitation  are  mainly  a  matter  of  judgment  at  this 
time.     There  has  not  been  enough  investment  experience  for  adequate 
documentation.     The  current  market  conditions  do  not  favor  high-grade 
rehabilitation,    because  the  high  volume  of  new  construction  is  likely  to 
create  vacancies  in  the  quality  sector  of  the  market  for  existing  apartments, 

While  we  have  been  able  to  show  that  rt.'habilitation  is  economically 
feasible  for  some  buildings  and  possibly  for  the  majority  of  buildings  on 
Marlborough  Street  and  the  south  side  of  Beacon  Street,    our  optimism 
tends  to  wane  when  other  factors  are  considered.     Rehabilitation  is 
economically  feasible  only  if  upper  middle  inconie  and  high  inconie  people 
can  be  attracted  to  the  area.     Again,    the  school  population  hurts  the 
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prospects  for  rehabilitation  to  some  degree  by  causing  both  potential 
investors  and  prospective  tenants  to  have  second  thoughts  about  the 
desirability  of  the  neighborhood.      Controls  on  the  living  standards  and 
behavior  of  students,    as  mentioned  earlier,   would  benefit  rehabilitation 
efforts  innmensely. 

The  prospects  for  establishing  a  really  tight -knit  community  similar  to 
that  on  Beacon  Hill  are  slim  in  the  Back  Bay.     The  benefits  of  living  in 
rehabilitated  space  in  the  Back  Bay  are  the  more  individualistic  attrac- 
tions of  privacy,    architectural  style  and  accessibility.     Areas  of  low 
student  density  are  favored  as  to  privacy.      The  northern  side  of 
Marlborough  and  Beacon  Streets  in  the  Back  Bay  are  favored  as  to 
style  and  atmosphere.     The  easterly  end  of  the  Back  Bay  is  favored  as 
to  accessibility.     Thus,    the  prospects  for  rehabilitation  must  be  evalu- 
ated selectively  at  the  outset.     Once  started  on  a  sufficient  scale, 
however,    rehabilitation  could  become  self -reinforcing  throughout  the 
area,    attracting  persons  with  a  wide  variety  of  social  and  occupational 
backgrounds . 

Commonwealth  Avenue  lacks  the  more  intimate  residential  scale  of 
living  that  characterizes  Beacon  and  Marlborough  Streets  and  has  heavier 
institutional  use.     It  is,    therefore,    not  as  likely  to  be  successfully  U-""^^ 

rehabilitated  as  are  the  latter  two  streets. 

Thus,    the  success  of  rehabilitation  is   related  not  only  to  the  market  but 
to  the  relative  locational  desirability  of  certain  streets.      Beacon  and 
Marlborough  are  superior  to  Commonwealth  and  Newbury  for  rehabilitation.    \^ 
Certain  blocks  on  Marlborough  Street  are  recognized  as   superior  to 
neighboring  blocks.     In  general,    the  eastern  ends  of  all  streets  are  better 
than  the  westerly  extremities.     The  westerly  blocks  of  Newbury  Street  are 
particularly  badly  damaged  by  undesirable  student  and  commercial  uses. 

On  the  supply  side,    we  have  noted  that  school  acquisitions  and  the  related 
pressure  to  undertake  intensive  conversions  of  other  Back  Bay  properties 
combined  to  drive  prices  to  speculative  heights.  (\r\  effect,    the  ground  rules 
have  been  changed  in  the  past  year  or  so,    to  exclude  schools  from  the 
market  and  to  discourage  low  quality  conversions.      The  result  is  that  many 
properties  have  been  withdrawn  from  the  available   supply  because  they  were 
purchased  at  speculative  prices  which  are  not  supported  by  the  currently 
permitted  uses.      For  these  properties,    rehabilitation  is  not  feasible  at  the 
high  holding  costs,    and  sale  is  not  possible  except  at  a  lossTN 

The  absorption  of  as  many  as  200  rehabilitated  units  per  year  has  been 
advanced  more  as  a  goal  than  as  a  prediction.      The  demand  is   sufficient 
providing  the  price  of  rehabilitated  space  remains  connpetitive.      The  cur- 
rently declining  trend  in  conversion  activity,    high  prices  and  a  growing 
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shortage  of  properties  which  invite  conversion  and  rehabilitation  dictate 
a  more  modest  expectation  of  absorbing  100  rehabilitated  units  per  year. 
This  might  involve  250,  000  to  400,  000  square  feet  of  land  area  and  from 
800,  000  to   1  ,  000,  000  square  feet  of  building  area  over  the  next  decade. 


Bovlston  Street 


Retail  uses  are  expected  to  remain  strong  in  the  Arlington  -  Berkeley- 
block  of  Boylston  Street.     A  logical  redevelopment  plan  would  be  to 
provide  multi-level  parking  over  stores,    with  an  partment  tower  above. 
The  proximity  to  the  Public  Garden  and  the  accessibility  and  convenience 
of  the  location  would  assure  a  market  for  the  apartments.     However,    the 
recent  purchasers  of  a  large  plot  on  the  northerly  side  of  Boylston  Street 
in  this  block  have  indicated  that  they  will  renovate  the  office  and  retail 
space  in  the  existing  buildings  rather  than  demolish  the  buildings  as  a 
site  for  new  construction.     We  would  prefer  to  see  the  site  redeveloped 
in  new  construction. 

The  Copley  Square  block  of  Boylston  Street  is  anchored  by  new  office 
buildings  which  will  remain,    but  the  intervening  smaller  properties 
have  an  inconsistent,    mixed  appearance  which  calls  for  renovation  or 
eventual  replacement.      We  see  no  inherent  conflict  in  placing  an  apartment 
building  adjacent  to  the  office  buildings  facing  Copley  Square,    just  as  the 
hotel  will  probably  share  the  southern  border  of  the  Square  with  an  office 
building.     Retail  ground  floor  uses  on  this  block  will  be  upgraded  when 
redevelopment  of  the   specific  sites  occurs.     In  the  meantime,    a  substantial 
amount  of  retail  renovation  is  taking  place  in  individual  small  properties. 
Since  rebuilding  may  be   some  time  away,    consideration  might  be  given  to 
a  design  schenne  which  would  visually  unify  the  storefronts  yet  involve  only 
a  limited  capital  outlay.     A  new  sidewalk  with  interesting  design  qualities 
would  be  a  worthwhile  improvement.     The  wide  sidewalk  results  from  a 
building  line  setback  which  should  be  maintained. 

West  of  Exeter  Street,    the  north  side  of  Boylston  Street  declines  sharply 
in  the  quality  of  both  buildings  and  tenancy.      The  eventual  reuse  would 
logically  emphasize  high  quality  retailing.     Upper  floor  uses  may  be  small 
offices  drawn  by  the  Prudential  Center,    schools  and  dormitories  taking 
advantage  of  high  density  development  and  permissive   zoning,    and  possibly 
some  apartments.      Upper  floor  apartments  seem  less  likely  west  of  Exeter 
Street  than  commercial  uses,    but  it  could  develop  either  way.     A  widespread 
diversity  of  ownership  and  lease  commitments  will  retard  the  pace  of  change 
but  the  upgrading  is  inevitable. 
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Newbury  Street 

Newbury  Street  from  Arlington  to  Exeter  Streets  is,   to  all  appearances, 
in  excellent  condition,    with  high  quality  retail  and  office  tenants  and 
attractive,   well  maintained  buildings.     No  major  changes  are  anticipated 
in  the  near  future. 

At  the  corner  of  Newbury  and  Exeter  Streets,   three  sites  may  become   ^ 
available  for  redevelopment.     New  retail  store  buildings  for  single 
occupancy  by  prestige  tenants  are  recommended.     While  the  prestige 
shopping  area  cannot  be  expected  to  expand  rapidly,    fashion  oriented 
retail  shops  might  lead  the  redevelopment  of  Newbury  Street  westerly 
from  Exeter  Street  to  Hereford  Street.     Conversion  of  the  basement 
and  first  floor  levels  of  the  existing  houses  is  envisioned,   while  rehabili- 
tation in  residential  uses  is  not  considered  appropriate.     The  summary 
figures  presented  on  page  79  assume  the  commercial  redevelopment  of 
the  westerly  blocks  of  Newbury  Street  if  the  Exeter  Street  sites  are 
redeveloped  in  retail  uses.     If,   however,    the  schools  remain,    rehabili- 
tation of  residential  properties  on  a  modest  scale  is  considered 
appropriate. 


Prudential  Center 

Planned  or  under  construction  are  750,000  square  feet  of  apartment  space 
in  three  towers  and  about  250,  000  square  feet  of  additional  retail  space. 


The  Urban  Renewal  Block 

The  block  bounded  by  Boylston  Street,    Herel5rc  Street,    Newbury  Street 
and  Massachusetts  Avenue  is  part  of  the  Fervav  Urban  Renewal  Project. 
These  properties  can  be  acquired  through  cc  id(  mnation  and  redeveloped. 
The  BRA  has  not  yet  moved  to  acquire  the  si  ;e,    :.ut  a  motor  hotel  and 
office  building  have  been  suggested  for  it. 

The  motor  hotel  proposal  has  merit  in  that  t    e      ice  is  one  of  very  few 
available  in  the  Back  Bay  for  this  use.     It  ca  i  b  ?   seen  from  the  Turnpike 
Extension  by  the  eastbound  traveler  providin  \  t;'.3.t  air  rights  over  the 
Turnpike  are  used  to  advantage.      The  princi    al  drawback  is  that  accessi- 
bility is  inadequate,    involving  a  rather  long     et..rn  route  from  the 
Prudential  Center   -  Huntington  Avenue  exit.      TUere  is  neither  visibility 
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nor  access  westbound  on  the  Turnpike  Extension.     The  environmental 
deficiencies  of  the  site  will  be  remedied  only  very  slowly  as  the  westerly 
blocks  of  Boylston  and  Newbury  Streets  are  upgraded. 

In  spite  of  these  rather  obvious  drawbacks,   a  motor  hotel  could  be  im- 
mediately successful  as  an  overflow  facility  to  the  Sheraton-Boston  Hotel 
in  the  Prudential  Center.     The  facility  should  be  of  medium  quality,    with 
a  coffee  shop,    restaurant  and  bar  but  no  convention  facilities.     A  straight 
tower  structure  of  200  rooms  or  more  is  preferable  to  a  low  density, 
two  story  type. 

The  office  building  proposal  is  not  as  well  justified  by  market  conditions, 
particularly  as  there  are  several  potential  office  building  sites  in  better 
locations  in  the  Back  Bay.     Mixed  use  of  the  site  would  not  benefit  the 
office  building  since  the  motor  hotel  logically  would  occupy  the  best 
frontage.      (Mixed  use  in  a  single  larger  building  would  be  mutually  disad- 
vantageous. )    On  the  north  side  of  Newbury  Street,    mixed  commercial 
uses  prevail  which  are  incompatible  with  the  proposed  office  use  in  this 
block. 

It  is  noted  in  passing  that  the  Fenway  Urban  Renewal  Project  Plan  envisions 
an  office  tower  and  separate  residential  building  on  an  air  rights  site  span- 
ning the  Turnpike  Extension  on  the  west  side  of  Massachusetts  Avenue. 


The  Christian  Science  Development  Plan 

The  master  plan  calls  for  a  15  acre  Church  Center  which  will  be  used 
exclusively  for  Church  purposes,    and  redevelopment  of  16  acres  of  sur- 
rounding land  to  meet  community  needs.      Some   370,  000  square  feet  of 
building  area  will  be  constructed  within  the  Church  Center.      The  planned 
quantity  of  new  housing  is   3,  600  units  to  be  absorbed  over  an  eight  year 
period,    or  longer.     About  60,000  square  feet  of  office  space  and   190,  000 
square  feet  of  retail  space  are  planned,    along  with  underground  parking 
for  3,  000  cars. 
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St.  Botolph  Street  Neighborhood 

This  lower -middle -class  neighborhood  has  not  experienced  any  widespread 
deterioration  of  its  housing  stock.     To  all  appearances,   it  is  a  pleasant 
area  to  live  in. 

We  concur  in  proposals  to  create  housing  for  the  elderly  in  this  area. 
There  are  several  public  and  institutional  sites  which  would  be  large 
enough  to  allow  new  construction.     Other  sites  might  be  considered  for 
the  creation  of  a  small  park,    which  would  further  stabilize  the  neighborhood. 
Finally,   the  influence  of  the  new  housing  along  Huntington  Avenue  should 
encourage  private  rehabilitation  and  upgrading  on  a  modest  scale. 


"Double  -  Triangle"  Site 

The  "double   -  triangle"  site  opposite  the  Public  Library  is,    in  our  opinion, 
suitable  for  the  development  of  a  better  quality  hotel  with  convention 
facilities.     Alternatively,   the  air  rights  over  the  Massachusetts  Turnpike 
Extension  interchange  at  Huntington  Avenue  could  be  used. 

Competitive  hotel  construction  now  in  progress  or  in  planning  reduces  the 
need  for  a  new,   better -quality  hotel  in  the  Back  Bay  in  the  near  future,   but 
it  remains  a  strong  possibility  for  the  latter  half  of  the  coming  decade. 

The  earlier  construction  of  the  type  of  hotel  facility  recommended  for  the 
urban  renewal  site  is  unlikely  to  damage  the  prospects  for  this  second, 
more  substantial  hotel.     Proposed  projects  elsewhere  in  Boston  pose  a 
more  serious  long-term  competitive  challenge. 


The  Southeast  Sector 


The  John  Hancock  Insurance  Company  owns  a  72,  000  square  foot  plot  at 
Copley  Square  on  which  it  has  proposed  constructing  a  62-story  office 
building.     The  Liberty  Mutual  Insurance  Company  is  the  most  likely 
purchaser  of  the  43,000  square    foot  Greyhound  Bus  Terminal  site  which 
will  become  available  soon.     This  site,   too,    probably  will  be  developed 
for  office  expansion  purposes.     The  John  Hancock  proposal  alone  will 
create   1.7  million  square  feet  of  office  space  as  presently  planned,   and 
a  building  of  100,  000  square  feet  or  more  can  be  anticipated  tor  the  bus 
terminal  site. 
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The  triangular  block  bounded  by  Stuart  Street,   Berkeley  Street  and 
Columbus  Avenue  is  a  potential   office  site,   but  only  if  the  Salvation 
Army  Building  is  included  in  the  assemblage.     The  south  side  of 
Stuart  Street  between  Berkeley  and  Clarendon  Streets  also  has  potential 
sites  for  new  office  buildings  providing  that  some  institutional  or  govern- 
mental uses  can  be  relocated  and  assemblages  completed.     Air  rights 
over  the  Turnpike  Extension  are  a  possibility  for  office  uses  because 
they  present  few  assemblage  problems,   but  the  location  is  somewhat 
isolated  at  this  stage.     In  general,   the  Columbus  Avenue  area  between 
the  Turnpike  Extension  and  Park  Square  eventually  should  be  redeveloped 
as  an  office  district,   but  the  time  may  be  more  than  a  decade  away. 

Some  of  the  older  buildings  in  the  area  might  be  suitable  for  conversion 
into  a  design  and  decorators  building.     We  have  noted  that  the  planned 
John  Stuart-John  Widdicomb  Building  on  Berkeley  Street  adjoining  the 
Turnpike  Extension  and  the  influence  of  Paine's  establish  this  area  as 
the  best  potential  location  for  such  a  building.     The  amount  of  renovated 
space  involved  should  be  at  least  50,  000  square  feet. 


Boylston  Street  East  of  Arlington  Street 

Boylston  Street  east  of  Arlington  Street  is  in  mixed  retail  and  office  use. 
Its  bars  lend  the  atmosphere  of  an  entertainment  district.     A  Playboy  Club 
is  now  established,   which  may  encourage  the  opening  of  still  more  night 
life  establishments.     There  is  a  vacant  lot  at  the  corner  of  Park  Square 
which  for  years  has  been  discussed  as  a  motel  site  with  no  results.     The 
existing  buildings  are  narrow  and  obsolescent  except  for  a  few  office 
renovations.     The  overall  impression  is  that  of  distressingly  low  quality 
of  uses  considering  the  fine  location  opposite  the  Public  Garden. 

The  entertainment  atmosphere  makes  the  course  of  further  office  and 
retail  renovation  difficult  to  assess.     We  do  not  foresee  nor  recommend 
any  changes  in  use  for  the  existing  buildings,    apart  from  the  change  in 
character  already  taking  place.     Some  buildings  east  of  Hadassah  Way 
may  be  demolished  in  site  assemblage.     The  vacant  lot  and  adjoining 
buildings  proposed  as  a  motel  site  probably  will  become  an  apartment 
site  with  the  ground  floor  in  retail  use. 
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SUMMARY  OF  LAND  USE  CHANGES 


BUILDING  AREAS 


In  total,   the  next  decade  might  bring  developments  involving  4,600,000 
square  feet  of  new  construction  and  1,220,000  square  feet  of  renovated 
or  rehabilitated  space  in  addition  to  the  Prudential  Center  and  Christian 
Science  Church  Center,    as  follows: 


Residential  (H-5)  District 


Sq.    Feet 
Of  Building  Area 


Apartments 
New 
Rehabilitated 


1,  000,000 
900,000 


Boylston  Street 

Office  Space 

New 
Retail  Space 

New 

Renovated 
Parking,   multistory 
Apartments 

New 


600,000 

70,000 

200,000 

70,000 

150,000 


Newbury  Street 

Office  Space   -  Renovated 
Retail  Space 

New 

Renovated  or  converted 
Parking 

or  (Apartments   -  Rehabilitated 


30,000 

50,000 

150,000 

20,000 

70,000) 


Urban  Renewal  Block 


Office  Space 
Motor  Hotel 


None 
80,000 


St.    Botolph  Street  Neighborhood 
Housing  for  the  Elderly 


40,000 
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Sq.  Feet 
Of  Building  Area 


"Double-Triangle"  Site 

Hotel  -  new 
Southeast  Sector 

Office  Space 

New  -  expansion 

Renovated 
Retail 

Renovated  or  converted 
Parking 

Boylston  Street,    East  of  Arlington  Street 

Office  Space 
Retail  Space 

New 

Renovated 
Apartments  -  new 


150,000 


2,  100,000 
none 

50,000 
60,000 


none 

20,000 
none 
250,000 


TOTALS 


Office  Space 

New  -  expansion  2,  100,000 

New  -  general  purpose  600,000 

Renovated  30,000 

Retail  Space 

New  140,000 

Renovated  400,000 

Parking  150,000 

Apartments 

New  -  residential  areas  1,000,000 

New  -  commercial  areas  400,000 

Rehabilitated  900,000 

Housing  for  the  Elderly  40,000 

Hotels  230,000 

TOTAL  NEW  CONSTRUCTION  4,  660,  000 
TOTAL  RENOVATION  AND  REHABILITATION           1,  330,  000 
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In  addition  to  these  totals,   the  Prudential  Center  and  Christian  Science 
Church  Center  will  add  the  following  approximate  announts  of  new 
construction: 


Prudential  Center 


Sq.    Feet 
Of  Building  Area 


Retail  Space   -  new  250,000 

Apartments   -  new  750,000 

Christian  Science  Church  Center 

Office  Space 

New  -  expansion  370,  000 

New  -  general  purpose  60,  000 

Retail  Space   -  new  190,000 

Apartments   -  new  3,000,000 

Parking  -  new  800,  000 


LAND  AREAS 

The  land  areas  involved  are  as  follows: 

Sq.    Feet 
Of  Land  Area 

Residential  (H-5)  District 

Apartments 

New  125,000 

Rehabilitated  350,000 

Boylston  Street 

New  Offices  and  Ground  Floor  Retail  Use  90,  000 

New  Apartments  and  Ground  Floor  Retail  Use  20,000 

Renovated  Retail  Use  200,  000 
Parking  -  Provided  on  Site  for  New  Uses 

Newbury  Street 

New  Retail  Use  56,000 

Renovated  or  Converted  Retail  Use  150,000 

or  (Rehabilitated  Apartments  30,000) 
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Sq.    Feet 
Of  Land  Area 


Urban  Renewal  Block 

New  Hotel  Use  125,000 

St.    Botolph  Street  Neighborhood 

Housing  for  the  Elderly  20,  000 

"Double-Triangle"  Site 

New  Hotel  Use  65,000 

Southeast  Sector 

New  Office  Use  130,000 

Renovated  or  Converted  Retail  Use  15,000 

Boylston  Street  East  of  Arlington  Street 

New  Apartments  and  Ground  Floor  Retail  Use  25,000 


TOTALS 


New  Construction  -  Including  Parking 

Office  Use  Primarily  220,000 

Retail  Use  56,000 

Apartment  Use  Primarily  190,000 

Hotel  Use  190,000 

Renovation  or  Rehabilitation 

Retail  Use  365,  000 

Apartment  Use  350,000 


TOTAL  LAND  AREA  INVOLVED  1,371,000 


The  total  land  area  involved,   about  31  acres,  is  equal  in  scope 
with  the  Prudential  Center's  31  acres  and  thf>  Christian  Science  Church's 
15  acre  Church  Center   ind  16  acres  of  surrc-unding  property.     On 
scattered  sites  the  impact  will  be  less  dram.itic  but  possibly  even  more 
important  to  the  economic  and  social  renaissaa'_e  of  the  Back  Bay. 
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SCHOOL  CONSTRUCTION 

Due  to  the  large  number  and  diversity  of  institutions  in  the  Back  Bay, 
construction  of  a  joint  facility  is  unlikely. 

Schools  may  have  a  role  in  converting  marginal  commercial  buildings. 
The  purchase  of  the  former  Sherry  Biltmore  Hotel  by  the  Bryant  and 
Stratton  School  is  indicative  of  the  possibilities. 

On  the  positive  side,    school  acquisitions  of  properties  appear  to  have 
been  halted  by  control  measures  already  in  effect.     Schools  will  be 
faced  with  the  necessity  to  upgrade  their  buildings  under  various  code 
enforcement  programs. 

The  outlook  for  school  and  institutional  land  uses  is  for  continuing  high 
demand  for  the  existing  space.     Therefore,   no  substantial  reduction 
in  this  category  of  land  use  is  anticipated.     The  control  measures, 
however,    should  alleviate  some  aspects  of  the  student  problem. 

If  any  schools  decide  to  leave  the  Back  Bay,   the  demand  for  rehabilitated 
apartments  should  make  reconversion  to  residential  use  feasible  in  most 
cases.     Schools  continue  to  be  suitable  tenants  for  all  types  of  office 
space,    including  new  buildings,    depending  on  the  standing  of  the  institution 
in  prestige  and  rent  paying  capacity. 


OTHER  LAND  USES 

We  endorse  the  Dartmouth  Street  Mall  proposal;    the  enforcement  of 
building  setback  requirements  on  the  north  side  of  Boylston  Street  and 
on  Newbury  Street;     the  proposed  landscaping  improvements  for  the 
Commonwealth  Avenue  Mall;    the  rebuilding  of  Copley  Square;    a  new 
park  for  the  St.    Botolph  Street  neighborhood;     and  alley  improvements. 
These  and  other  steps  toward  improving  the  design  qualities  of  the  area 
are  most  beneficial,    particularly  since  the  Back  Bay  already  is  endowed 
with  many  examples  of  fine  urban  design. 
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RECOMMENDED  ARCHITECTURAL  DESIGN  GUIDELINES  AND  SIGN  CONTROLS 


The  following  recommendation  Is  designed  to  protect  and  enhance  the 
visual  character  of  the  Back  Bay  area.   It  attempts  to  spell  out 
design  guide  lines  and  design  controls  for  rehabilitation^  new 
construction,  and  signs.   It  will  be  used  by  the  residents,  the 
developers,  the  city  officials,  the  Back  Bay  Architectural 
Commission,  by  the  architects  who  will  design  the  buildings,  and 
by  designers.   It  tries  not  to  be  restrictive,  but  to  delineate 
design  goals  and  to  exercise  controls  only  where  necessary. 

A.    H-5  RESIDENTIAL  AREA 

(bounded  by  Back  Street,  Arlington  Street,  the  alley 
between  Commonwealth  Avenue  and  Newbury  Street  and 
Charles  Gate  East) 

1.    RECOMMENDED  ARCHITECTURAL  DESIGN  GUIDELINES 

All  new  construction,  any  alteration  to  the  exterior 
of  existing  buildings  and  all  signs  within  this  area 
are  subject  to  the  approval  of  the  Back  Bay  Architectural 
Commission.   It  is  recommended  that  this  proposal  serve 
as  design  guidelines  for  this  purpose. 

a.*  The  present  landscaped  set-back  shall  be 
maintained  throughout. 

b.*  All  buildings  facing  east-west  streets  shall 
provide  areas  for  "human  occupancy"**  along 
those  streets. 

c*  All  buildings  facing  the  north-south  streets 
betv;een  the  Esplanade  and  the  alley  between 
Newbury  Street  and  Coiranonwealth  Avenue  shall 
provide  areas  for  "human  occupancy"**  wherever 
possible. 


NOTES:   *  Items  a.,  b.,  and  c.  are  part  of  the  zoning  controls. 
They  are  Included  in  this  proposal  for  the  sake  of 
completeness  only. 

**  The  term  "human  occupancy"  is  intended  to  Include 
space  which  is  used  for  residential  or  ancillary 
uses,  but  to  preclude  parking,  loading  or 
servicing. 


' 


2. 


If  the  dimensions  of  the  property  make  it 
Impossible  to  accomplish  this  goal,  a  garage 
serving;  the  occupants  of  the  proposed  residential 
developement  may  face  these  streets  provided  the 
parked  cars  are  hidden  from  viev;.   Such  garages 
must  be  entered  from  the  rear  alley,  v;henever 
possible. 

d.*  Canopies  shall  not  be  permitted  unless  the  building 
contains  a  place  of  public  assembly  or  unless  the 
entrance  serves  at  least  25  apartments.   Such  canopy, 
if  permitted,  shall  be  the  canvas  type 
canopy  and  shall  not  extend  beyond  the  property  line. 

e.  Bay  windows  in  scale  with  the  existing  ones  and 
of  similar  proportions  are  recommended  for  all 
new  construction  in  order  to  maintain  unity  and 
to  make  lower  floor  heights,  v;hich  will  prevail 
in  new  construction  for  reasons  of  economy,  less 
obvious.   Such  bay  windows  shall  project  no  more 
than  five  feet  from  the  building  line  and  shall 
not  be  constructed  within  l8"  of  the  party  line. 
The  width  of  the  bay  windov;s  shall  not  exceed  15 
feet  and  the  space  between  them  shall  not  be  less 
than  8  feet.   Above  the  third  floor,  the  bay  win- 
dows may  be  replaced  by  balconies  of  the  same 
width  and  projection  as  the  bay  v;indows,  provided 
the  vertical  element  of  the  bay  windows  below 

is  visually  continued.   Balconle"s  in  the  form 
of  projecting  slabs  with  a  light  metal  railing 
are  not  recommended. 

f .  All  openings  to  be  of  similar  scale  and  pro- 
portion as  those  of  existing  buildings, 
"strip  windows"  are  not  recommended. 

g.  Building  materials  are  to  be  predominantly  masonry. 
Metal  may  be  used  as  has  been  done  on  the  bay 
windows  of  a  number  of  the  traditional  buildings. 
Masonry  alone  vjill  not  insure  harmony  v;ith  the 
existing  architecture,  as  can  be  seen  on  a  number 
of  barren  and  drab  brick  facades,  whicli  have 

been  constructed  during  the  last  fifty  years. 
They  succeed  in  being  completely  out  of  character. 
The  use  of  shiny  and/or  brightly  colored  materials 
such  as  baked  enamel,  natural  aluminum,  etc.  is 
not  recommended. 

h.    It  is  recfxnmended  that  the  same  guide  lines  and 
controls  apply  to  the  north-south  streets.   Bay 
windows  may  project  over  the  public  way  provided 
a  clearance  of  tv/elve  feet  is  maintained. 

i.   The  above  guide  lines  and  controls  shall  not  apply 
to  the  back  alleys,  with  the  exception  of  those 
regarding  the  use  of  building  materials. 


3. 


2.  RECOMMENDED  SIGN  CONTROL 

a.  Within  this  area  only  signs  indicating  the  name 
of  the  building,  an  ancillary  use,  a  permitted 
professional  activity,  the  name  of  a  club,  an 
association,  or  a  consular  office  shall  be 
permitted. 

b.  Signs  indicating  the  name  of  the  building  shall 
not  exceed  5  square  feet  in  area,  shall  be 
horizontal  and  shall  not  project  from  the  face 
of  the  building. 

c.  Signs  indicating  an  ancillary  facility, 
professional  or  consular  offices,  or  the  name 
of  a  club  or  association,  shall  not  exceed  tv;o 
square  feet  in  area,  shall  be  horizontal  and  shall 
not  project  from  the  face  of  the  building. 

d.  All  signs  under  a.,  b.,  and  c.  above  must  be 
unobtrusive  in  design  and  material  and  must 

be  made  of  a  permanent  material.  Neon  lighting 
and  back  lighting  of  such  signs  are  not  permitted. 
Flashing  or  animated  signs  are  not  permitted. 

e.  In  the  back  alleys  signs  are  permitted  to  indicate 
the  name  of  the  building,  a  service  entrance  or 
the  entrance  to  a  parking  area.   Such  signs  may 
project  at  a  right  angle  from  the  building, 
extend  over  the  alley  provided  the  underside  is 

at  least  14  feet  above  grade,  and  provided  neon 
lighting  is  not  used.   These  signs  may  be  5  square 
feet  in  area. 

f.  All  signs  in  the  residential  area  are  to  be 
belov/  the  floor  line  of  the  second  floor. 

g.  Free  standing  signs  are  not  permitted. 

B.  NEWBURY  STREET  AND  COPLEY  SQUARE 

All  new  construction,  alteration  to  the  exterior  of  existing 
buildings  and  signs  on  Newbury  Street  and  on  Copley  Square 
are  recomraended  to  by  under  the  control  of  the  Back  Bay 
Architectural  Commission. 

1.    RECOMMENDED  ARCHITECTURAL  DESIGN  GUIDELINES 

a.*  Set  backs  and  building  heights  are  controlled  by 
the  proposed  zoning  regulations. 

b.*-  There  shall  be  "human  occupancy^'**  in  all 

buildings  facing  Newbury  Street  and  Copley  Square. 


* 


4. 


c*  Any  parking  structure  facing  one  of  the 

north-south  streets  shall  be  designed  to  shield 
the  cars  from  view. 

d.*  Access  to  any  parking  structure  must  be  frc^a  the 
widened  rear  alley,  unless  it  is  proven  to  be 
impossible. 

e.*  Canopies  or  marquees  shall  not  be  permitted  unless 
the  building  contains  a  place  of  public  assembly 
or  has  150,000  sq.ft.  or  more  of  office  or  retail 
area.   Such  canopy,  if  permitted,  shall  be  the 
canvas  type,  shall  not  extend  beyond  the  property 
line  and  shall  be  at  least  20  feet  from  the  adjacent 
property. 

f .   Bay  windows  in  scale  with  the  existing  ones  and 

of  similar  proportions  are  recommended  for  Nevjbury 
Street  in  order  to  preserve  the  unique  character 
or  the  street.   For  dimensions  see  A. I.e.  and 
A.l.f. 

•g.   Building  materials  are  to  be  predominantly  masonry. 
Metal  may  be  used  as  has  been  done  on  the  bay 
windows  of  a  number  of  traditional  buildings. 
The  use  of  shiny  and/or  brightly  colored  materials, 
such  as  baked  enamel,  natural  aluminum  etc. 
is  not  recommended. 

h.   The  above  .guide  lines  do  not  apply  to  the  back 
alleys,  with  the  exception  of  those  regarding 
the  use  of  building  materials. 

2.    RECOMI-ffiNDED   SIGN   CONTROLS 

a.  Only  rooted  signs  (signs  advertising  an  activity 
within  the  building  or  the  name  of  the  building 
or  store)  are  permitted. 

b.  Roof  or  billboard  signs  are  not  permitted. 

c.  Animated  and  flashing  signs  are  not  permitted. 


NOTES:    *  Items  a.,  b.,  c,  d.,  and  e.  are  covered  in  the 
zoning  controls.   They  are  included  for  the  sake 
of  completeness  only. 


*♦ 


The  term  "human  occupancy"  is  intended  to  include 
space  which  is  used  for  residential, off ice,  com- 
mercial, professional  or  siniilar  functions,  but 
to  preclude  parking,  loading,  storage  and  like 
functions. 


5. 


d.  Exposed  neon  tubing  is  not  permitted  unless  it  is 
of  high  design  standards  and  has  been  given 
approval  by  the  Back  Bay  Architectural  Commission. 

e.  Signs  which  are  attached  to  the  face  of  buildings 
are  to  be  limited  in  height  to  three  feet  and  to 
a  total  of  1.5  square  feet  per  lineal  foot  of 
property  frontage. 

f .  Projecting  signs  are  permitted  provided  they  do 
not  exceed  10  square  feet  in  ^rea^  are  at  a  right 
angle  to  the  face  of  the  building  and  do  not  extend 
below  9  feet  above  grade,  or  project  more  than 

5  feet  from  the  face  of  the  building. 

g.  All  signs  are  to  be  below  a  line  20  feet  above 
the  sidewalk. 

h.   Signs  of  vertical  proportion  are  not  permitted. 

1.   Objects  within  the  set-back  area,  such  as  kiosks, 
banners,  flags,  canopies,  benches,  display  cases 
landscaping,  etc.,  are  subject  to  approval  by 
the  Back  Bay  Architectural  Commission  and  must 
be  part  of  an  overall  design  for  the  entire  block, 

j.   Free  standing  signs  are  not  permitted. 

k.   For  sign  control  in  proposed  arcade  on  the  north 
side  of  Copley  Square.   See  C.2.j. 

3.  GENERAL 

a.  Exemptions : 

signs  required  by  lavj,  such  as  emergency  signs. 

b.  Non-conforming  Signs: 

Signs  which  are  in  conflict  with  these  recommendations 
and  in  existence  on  the  date  of  the  adoption  of 
this  proposal  shall  be  removed  within  three  years. 

C.    Approval  Procedures: 

An  application  must  be  made  to  the  Back  Bay 
Architectural  Commission  in  the  form  that  it 
requires.   The  commission  has  30  days  to 
deliver  j.ts  findings. 

d.    Appeals : 

There  will  be  the  usual  provision  for  appeal  from 
the  decision  of  the  Commission. 


C.  BOYLSTON  STREET  AND  MASSACHUSETTS  AVENUE 

(Between  Boylston  Street  and  the  Charles  River) 

It  Is  recommended  that  all  new  construction  or  alteration 
to  the  exterior  of  existing  buildings  be  under  the  control 
of  the  Back  Bay  Architectural  Commission  or  some  community 
supported  and  professionally  assisted  board.   Furthermore, 
it  is  recommended  that  the  sign  control  be  carried  out  by 
a  control  mechanism  to  be  developed  by  the  community. 

1.  RECOMMENDED  ARCHITECTURAL  DESIGN  GUIDELINES; 

a.*  Set  backs,  building  heights  and  the  dimensions 
of  the  propsed  arcades  on  Boylston  Street  are 
controlled  by  the  proposed  zoning  regulations. 

b.*  There  shall  be  "human  occupancy"**  on  the 

ground  floor  of  all  buildings  facing  Boylston 
Street. 

c*  Any  parking  structure  shall  be  designed  to 
shield  the  cars  from  view. 

d.*  Access  to  any  parking  structure  and  to  loading 
and  service  facilites  must  be  from  the  rear 
alley,  unless  it  is  proven  to  be  impossible. 

e.  Building  materials  to  be  predominantly  masonry. 
The  use  of  shiny  and/or  brightly  colored  materials 
such  as  baked  enamel,  natural  aluminum  etc.  is  not 
recommended. 

f.  The  above  guide  lines  do  not  apply  to  the  back 
alleys,  with  the  exception  of  those  regarding 
the  use  of  building  materials. 

2.  KECOMI'lENDED   SIGN   CONTROLS 

a.  Only  rooted  signs  (signs  advertising  an  activity 
within  the  building  oi*  the  name  of  the  building 
or  store)  are  permitted, 

b.  Roof  or  billboard  signs  are  not  permitted. 
0.   Flashing  signs  are  not  perm.itted. 


NOTES:  *  Items  a.,  b.,  c,  and  d.  are  covered  in  the 
zoning  controls.  They  are  included  for  the 
sake  of  completeness  only. 

**  The  term  "human  occupancy"  is  intended  to  include 
space  v;hich  is  used  for  residential,  office, 
comniercial,  professional  or  similar  functions,  but 
to  preclude  parking,  loading,  storage  and  like 
functions. 
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d.  Animated  or  exposed  neon  tubing  signs  should 

not  be  permitted  unless  they  meet  high  design  standards, 
and  are  approved  by  the  design  control  board. 

e.  Signs  containing  an  illumination  source  should  be 
subject  to  the  approval  of  the  design  control  board. 

f .  Signs  which  are  attached  to  the  face  of  buildings 
are  to  be  limited  in  height  to  three  feet  and  to 
a  total  of  1.5  square  feet  per  lineal  foot  of 
property  frontage. 

g.  However,  a  larger  sign  which  is  an  integral  part 
of  the  building  (such  as  signs  in  masonry) 
might  be  permitted  on  a  single-purpose  building, 
subject  to  the  approval  of  the  design  control  board. 

h.    Projecting  signs  are  permitted  provided  they  do 
not  exceed  10  sq.ft.  in  area,  are  at  a  right 
angle  to  the  face  of  the  buildings^and  do  not 
extend  belov;  9  ft.  above  grade  or  project  more 
than  5  ft.  from  the  face  of  the  building. 

1.  All  signs  must  be  below  a  line  20  ft.  above  the 
sidevjalkj  with  the  exception  of  signs  permitted 
under  g. 

J.    Signs  v;ithln  the  arcade  may  be  on  the  face  of  the 
building,  the  size  being  limited  in  accordance 
with  Item  f.  above,  projecting  from  the  face  of 
the  building  in  accordance  vjlth  Item  h.  above, 
or  suspended  from  the  soffit  of  the  arcade. 
Suspended  signs  cannot  exceed  10  sq.ft.  in  area, 
must  not  extend  below  11  ft.,  and  must  be  at  least 
4  ft.  from  the  party  line. 

k.    Signs  of  vertical  proportion  are  not  permitted. 

1.   No  structures  or  objects  including  but  not  limited 

to  canopies,  kiosks,  banners,  flags,  benches,  display 
cases,  landscaping,  etc.,  shall  be  permitted  on 
the  sidev/alk  unless  they  are  proposed  as  part  of 
-a  comprehensive  block  plan  and  are  approved  by  the 
design  control  board. 

m.    Free  standing  signs  shall  be  no  larger  than  10  sq. 

ft.,  shall  be  at  least  9  ft.  above  the  sidewalk,  but 
not  extend  above  3 6  ft.  and  shall  not  be  of  a 
vertical  proportion. 

n.    Coimnerclal  frontage  facing  east-west  streets  for 
a  distance  of  100  feet  shall  be  controlled  by  the 
sign  controls  which  are  appropriate  for  the 
remainder  of  the  street. 


tt. 
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3.    GENERAL 


a.  Exemptions ; 

Signs  required  by  law,  such  as  emergency  signs. 

b.  Non-Conforming  Signs 

Signs  which  are  in  conflict  with  these  recommendations 

and  In  existence  on  the  date  of  the  adoption 

of  this  proposal  shall  be  removed  within  three  years. 

c .  Approval  Procedures; 

An  application  must  be  made  to  the  design  control 
board  (or  whatever  guiding  mechanism  assumes  the 
responsibility)  in  the  form  it  requires.   This 
body  has  30  days  to  deliver  its  findings. 

d.  Appeals : 

There  will  be  the  usual  provision  for  appeaj 
from  the  decision.   This  is  applicable  to 
existing  as  well  as  new  signs. 

e.  Education  work: 

The  design  board  or  its  equivalent  should  also 
engage  in  educational  work  and  should  recommend 
sign  dimensions,  appropriate  colors,  type  face, 
styles  J • illumination  etc. 
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REPORT 
To  Accompany  Final  Landscape  Plan  for  Back  Bay  Study 
BOYLSTON  STREET  PROMENADE 
dated  July  20,    1967 


Boylston  Street  is  a  dynamic  area  where  many  changes  are  taking  place. 
This  dynamic  quality  will  probably  continue  for  many  years.     At  present  it 
is  Boston's  grandest  commercial  promenade.     Much  can  be  done  to  improve 
it,    however.     There  are  bleak  stretches  with  wide  sidewalks  where  nothing 
happens  while  other  sections  tolerate  an  abundance  of  unrelated  devices  for 
merchandising.     Elements  are  needed  to  unify  the  total  length- -ways  of 
relating  the  many  establishments  without  oppressively  limiting  their  individual 
need  to  display  wares  and  be  seen. 


Paving 

Three  distinct  areas  of  paving  are  proposed.     The  first  starting  at  the 
curb  is  four  feet  wide  and  is  interrupted  by  the  many  adjuncts  of  the  street- - 
parking,    meters,    light  poles,   mail  boxes,    fire  hydrants,    etc.     A  row  of 
trees  is  to  be  planted  in  this  strip  and  it  is  therefore  recommended  the  material 
be  brick  with  sand  joints,   thus  allowing  water  to  reach  the  roots. 

The  second  area  of  pavement  is  wide  and  provides  the  least  interrupted 
space  for  walking.     It  would  extend  from  the  brick  strip  to  at  least  the  line 
between  city  and  private  property.     Concrete  tinted  with  an  integral  umber 
stain  and  finished  with  a  stiff  broom  would  give  an  excellent  non-glare,    skid- 
proof  comfortable  walking  surface.     It  should  be  scored  at  regular  intervals 
into  well  proportioned  divisions.     Before  any  concrete  is  placed,    a  completely 
settled  fast  draining  base  material  should  be  assured.     The  concrete  itself 
should  be  subject  to  rigid  inspection  for  quality  control  and  should  contain 
welded  wire  reinforcing.     The  poor  quality  of  the  much  broken  existing  pave- 
ment is  ample  evidence  for  the  need  of  quality  construction  in  future  installation. 
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Paving  (continued) 

Where  there  is  a  third  area  of  pavement  it  is  on  private  property  and 
generated  by  the  building  set  back  laws.     While  the  first  two  areas  of  pave- 
ment help  unify  the  promenade  as  continuous  bands,   the  third  area  would  vary 
from  property  to  property  at  the  owners  discretion.     Pavement  of  quality 
would  certainly  be  recommended  and  many  rich  treatments  could  well  be  ustc! 
next  to  the  relatively  neutral  concrete  portion  belonging  to  the  city. 


Planting 

The  planting  of  trees  in  continuous  rows  on  both  sides  of  the  street  is  a 
strong  unifying  device,     A  few  groups  of  trees  exist  along  the  street  now, 
however  they  are  small,   and  apparently  receive  little  care  in  the  way  of 
fertilizer  and  water.     To  have  the  desired  effect,   trees  must  be  large  and 
healthy.     Conditions  of  the  city  impose  such  a  dire  environment  for  trees  that 
no  satisfactory  result  can  be  expected  unless  all  trees  to  be  planted  have  a 
regular  program  for  being  fertilized  and  deep  watered,      London  Planetrees 
(Plantanus  acerifolia)  are  recommended  for  planting  on  Boylston  Street  because 
of  their  ability  to  tolerate  the  city,    their  relatively  rapid  growth,    and  the 
eventual  large  size,     A  point  not  to  be  overlooked  is  the  desire  to  give  major 
streets  in  the  area  individual  character.     Commonwealth  Avenue  has  its  elms, 
Beacon  Street  its  many  lindens  and  Boylston  Street  can  have  the  distinctive 
qualities  of  the  Planetree, 

A  double  row  is  proposed  in  front  of  the  New  England  Mutual  Life 
Insurance  building  with  trees  being  omitted  altogether  at  the  main  entrance. 
The  sidewalk  can  be  widened  some  along  its  frontage  as  the  street  is  un- 
necessarily wide  for  this  block.     A  double  row  of  trees  seems  an  appropriate 
variation  in  front  of  this  large  yet  non- commercial  building. 

In  other  areas  where   space  permits,   planters  could  be  constructed  to 
help  separate  the  promenade  from  the  street  itself.     Benches  can  be  incor- 
porated into  the  design  of  the  planters  to  give  comfortable  protected  seats. 
The  planting  in  them  can  be  quite  simple  and  still  very  effective.     Some 
might  be  completely  filled  with  evergreen  ivy. 
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Lighting 

Lighting  on  Boylston  Street  should  be  thought  of  in  terms  of  the  pedestrian 
on  the  promenade  as  well  as  automobiles  on  the  street.     New  fixtures  of  the 
type  recently  installed  along  the  street  near  Prudential  Center  may  adequately 
light  highways  but  are  not  scaled  for  the  pedestrian.      Lighting  can  contribute 
innmensely  to  the  pleasant  night-time  use  of  the  promenade  and  light  the  street 
as  well.     This  proposal  places  lights  at  approximately  85-foot  intervals  along 
both  sidewalks.     Clear,    unbreakable  globes  in  pairs  held  by  cross  bars   14 
feet  above  the  pavement  would  give  long  rhythms  of  light  for  pedestrians  and 
automobiles.     This  increase  in  source  points  of  light  intensifies  the  sense 
of  rhythm,    gives  more  sparkle  and  actually  provides  a  more  even  illiimination 
than  with  higher  fixtures  further  apart.     To  give  added  illumination  and  sparkle 
at  cross  streets,    clusters  of  clear     globes  on  single  poles  are  proposed. 


Other  Elements 

There  is  a  real  opportunity  where  set  back  requirements  create  wide 
sidewalks  on  private  property  to  contribute  elements  of  special  interest. 
Fountains,    sculpture,    seating  and  plants  could  make  otherwise  bleak  sidewalk 
areas  enticing  and  delightful. 

If  properly  designed  to     provide  some  shelter  from  wind  and  sun,    out- 
door eating  would  certainly  be  popular  outside  sandwich  shops  and  restaurants. 

Free-standing  glass  display  cases  of  controlled  size  with  lighting  would 
have  merchandising  appeal  as  well  as  adding  interest  and  light  to  the  sidewalk. 
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RE  PORT 
To  Accompany  Final  Landscape  Plan  for  Back  Bay  Study 
COMMONWEALTH  AVENUE  MALL 
dated  July  20,    1967 


Preservation  of  simple  grandeur  inbued  by  Commonwealth  Avenue's 
mall  of  grass,    great  trees  and  center  walk  has  been  the  strongest  guide 
in  planning  for  the  area.     Certain  problems  do  exist  however.     The  pre- 
sent plan  has  developed  out  of  trying  to  solve  these  problems  while  at 
the  same  time  enhancing  the  present  character  of  the  mall. 


Maintenance 

Maintenance  seems  to  be  on  the  decline:    fewer  men  are  assigned  to 
work  here.     Adequate  manpower  to  carry  out  a  carefully  planned  progrann 
with  intelligent,    experienced  leadership  is  of  the  utmost  importance  for 
keeping  the  quality  of  the  existing  mall,    as  well  as  the  future  development. 


Grass 


The  condition  of  the  grass  is  an  element  of  major  importance.     Tree 
roots,   pedestrians,    and  de-icing  chemicals  from  the  roadways  are  its 
greatest  enemies.     To  counteract  these  agents  good  maintenance  is  a 
necessity.     There  must  be  a  regular  program  for  fertilizing  (a  total  of  4 
lbs.    of  nitrogen  plus  potassium  and  phosphorus  per   1000  square  feet  per 
year,    spread  uniformly  at  regular  intervals).      Reseeding  must  be  done 
with  shade  tolerant,    drought  resistant  species.      (Use  mixture  of  60% 
fescue  --  Pennlawn  or  Illahee  --  and  40%  bluegrass  --  Merion  or  Kentucky 
Blue).     Addition  of  lime  to  the  soil  would  probably  help.     Soil  tests  should 
be  made  to  determine  this. 
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Grass    (continued) 

It  has  been  reported  that  no  fertilizing  of  the  mall  has  been  done  for 
five  years.     This  alone  could  account  for  its  poor  condition  in  many  places. 
To  avoid  damage  from  de-icing  chemicals,    a  3  '  wide  strip  could  be  paved 
with  granite  cobbles.      Such  cobbles  might  also  be  used  at  ends  of  blocks 
where  pedestrians  tend  to  short  cut  across  the  grass.     While  cobblestones 
would  be  very  good  looking  in  such  places,    they  would  be  very  expensive. 
A  good  maintenance  program  for  the  grass  should  be  tried  first. 

Much  of  the  grass  area  would  benefit  from  top-dressing  and  in  many 
places  filling  of  depressions  and  regrading  with  topsoil. 


Trees 


Existing  large  Elms,    mostly  English  and  some  American,    are  the 
single  most  valuable  asset  of  the  mall.     Disease  and  hurricanes  have  taken 
their  toll,    however  many  of  the  original  planting  still  exist.     These  ancient 
trees  should  be  given  the  best  of  care  through  fertilizing,    pruning,    spray- 
ing,   and  bracing.     De-icing  chemicals,    injurious  to  plant  life,    should  never 
be  used  on  the  center  walk  or  along  the  street  for  fear  of  damaging  their 
large  root  systems.     De-icing  chemicals  that  do  not  harm  plant  life  are 
available  and  should  be  used  on  Commonwealth  Avenue.     Tree  replacements 
have  through  the  years  wisely  been  more  elms,   but  of  species  resistant  to 
disease.     It  is  recommended  that  this  policy  be  continued  and  hopefully  at 
some  future  date  control  of  the  elm  diseases  will  make  it  possible  to  plant 
American  Elms  on  the  street  sides  and  English  Elms  along  the  walk  as  the 
original  planting  had  been.     At  present  some  54  trees  are  needed  to  fill  in 
vacant  places  without  underplanting  the  large  trees  in  the  mall.      Ulmus 
carpinifolia  "Christine  Buisman,  "  the  Buisman  Elm,    is  recommended  for 
new  planting  at  present  due  to  its  resistance  to  both  phloem  necrosis  and 
Dutch  Elm  disease. 


Irrigation 

Irrigating  the  mall  with  a  fully  automatic  underground  sprinkler  system 
would  have  certain  advantages,    however  ,    there  are  also  disadvantages. 

The  advantages  can  be  summed  up  as  follows:     1)    timely  provision  of 
water  for  trees  and  grass;    2)    policing  function  by  discouraging  use  of 
grass  at  certain  times;  and  3)    pleasant  visual  quality  and  cooling  effect  • 
on  hot  days. 
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Irrigation  (continued) 

The  disadvantages  are:     1)    during  extreme  dry  periods  when  grass  and 
trees  really  need  water,    it  would  be  unlawful,    due  to  general  shortage  of 
reservoir  water;     2)    since  trees  and  grass  have  become  acclimated  to  a 
ready  supply  of  water  on  the  surface,    their  ability  to  use  deep  sources  of 
water  is  underdeveloped,    thus  an  extremely  dry  season  without  sprinklers 
would  be  particularly  damaging;  and  3)    the  relative  high  cost  of  the  system 
may  not  be  justified  as  there  is  adequate  rainfall  during  a  normal  summer 
season  to  support  the  grass  and  trees. 

The  disadvantages  of  tree  roots  acclimating  to  the  surface  due  to 
sprinkling  can  be  offset  by  deep  watering.     Accomplished  manually,    each 
tree  would  have  to  be  watered     through  a  lance  forced  into  the  soil  to  a 
depth  of  approximately  three  feet. 


Lighting 

Lights  at  intervals  of  200  feet  or  more  exist  along  the   street  sides  of 
the  mail,   but  no  lights  exist  along  the  sidewalks  on  the  building  sides. 
Certain  intersections  have  special  light.     The  overall  effect  at  night  for  the  area 
is  one  of  darkness.     A  general  feeling  of  pleasantness,    usefulness  and  safety 
can  be  greatly  increased  with  proper  lighting.     All  aspects  of  the  mall  must 
be  considered,    rather  than  a  single  purpose  approach  which  would  perhaps 
just  light  the  streets  and  destroy  the  pedestrian  sense  of  scale. 

Basically,   this  proposal  places  single,    lantern-type  fixtures  of  relatively 
low  intensity  at  approximately  80-foot  intervals  along  the  sidewalks  in  front 
of  the  buildings,    and  at  staggered  positions  also  80  feet  apart  on  the  mall 
side  of  the  streets.     In  actual  practice  this  spacing  must  be  adjusted  and 
modified  for  each  block  in  relation  to  the  trees.     This  will  provide  general 
illumination  for  the  entire  area  with  the  greatest,   most  uniform  light 
occuring  in  the  streets.     Double  lantern  lights  on  single  poles  will  be  used 
on  all  eight  corners  at  intersections  of  cross  streets.     There  will  be  no 
feeling  of  over-brightness,   but  rather  one  of  sparkle  and  rhythm  of  light. 
Trees  and  foliage  will  pick  up  light  spilling  out  from  these  fixtures,    an 
enhancing  feature  which  is  missed  by  lights  directed  completely  downward. 

The  original  fixture  of  the  type  being  proposed  can  be  seen  in  front  of  , 
the  Algonquin  Club  on  Commonwealth  Avenue,    designed  by  Stanford  White. 
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Lighting  (continued) 

The  landscape  architectural  office  of  Sasaki,    Dawson  and  Demay  has  modified 
this  design  somewhat  and  it  is  available  from  the  Sterner  Lighting  Company 
under  the  name  of  Voigt  Fixture. 

Incandescent  bulbs  are  considered  the  most  desirable  type  of  lamping 
since  a  major  objective  of  the  plan  is  to  increase  the  pleasantness  of  the 
mall  from  a  pedestrian's  point  of  view.     There  is  less  distortion  of  color 
with  incandescent  builbs,    peoples'  faces  appear  less  palid  and  the  overall 
effect  is  less  grey  and  washed  out. 


Special  Areas 

Along  the  mall  plans  have  been  developed  for  special  areas  which, 
because  of  their  particular  place,    seem  to  demand  specia'   attention.      These 
areas  provide  opportunity  for  social  contact  and  make  interesting  accents 
along  the  mall  without  upsetting  its  general  atmosphere  of  continuity.     In 
fact,    they  make  it  more  possible  for  people  to  enjoy  the  intrinsic  beauty  of 
the  mall.     They  are  scaled  to  be  part  of  the  mall  as  it  now  exists  without 
blocking  the   long,    penetrating  vistas.      Existing  trees  would  be  incorporated 
into  the  design  of  these  areas.      Lighting  with  twin  type  lantern  fixtures  is 
part  of  each  area.     Here,    in  the  special  areas,    could  be  placed  large  pots 
with  seasonal  flowers,    to  be  removed  when  the  season  passes.      See  the  drawings 
for  more  specific  information. 

Following  is  a  list  of  special  areas  with  ideas  that  generated  them: 

A.      Terminal  Area  near  Massachusetts  Avenue 

Essentially  the  mall  ends  at  this  point  with  the  interruption 
of  the  Massachusetts  Avenue  underpass.      Presently  the  ending 
is  formed  with  a  single  bench  placed  across  the  walk  which  is 
much  too     insignificant.     It  is  suggested  that  a  sense  of  pro- 
tection from  traffic  be  given  this  area  which  would  also  form 
an  ending  for  the  walk.     The  grass  of  the  mall  should  flow 
past  on  either  side  but  an  area  with  benches,    lights  and  enclosed 
by  a  low  protective  wall  would  be  appropriate. 
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Special  Areas  (continued) 

B.  Fountain  and  Plaza 

This  occurs  at  the  intersection  of  Commonwealth  Avenue  Mall 
and  the  proposed  Dartmouth  Street  Mall,    a  place  of  special 
importance.     A  small  plaza  and  fountain  could  give  identity 
to  this  space.     The  scale  of  the  plaza  and  fountain  should  be 
in  keeping  with  the  Garrison  statue  some  200  feet  west  of 
the  crossing.     The  green  sweep  and  vista  of  the  mall  should 
not  be  interrupted,    but  this  intersection  of  malls  merely- 
accentuated.     A  specially  conceived  fountain,   not  just  a 
catalog  number,    integrated  with  the  paving  is  necessary. 

C.  Pedestrian  Areas  at  Each  Street  Crossing 

Presently  the  sidewalks  along  the  cross  streets  within  the  mall 
are  of  concrete,    badly  spalled  and  frequently  broken.     These 
areas  are  of  special  significance  as  they  introduce  each  block 
of  the  mall  and  receive  more  pedestrian  use  than  the  central 
mall  walk  itself.     A  general  impression  of  the  entire  nnall  in 
either  direction  is  gained  by  each  passerby  on  these  cross 
walks.     The  proposal  is  for  brick  walks   laid  in  sand  with 
wrought  iron  fences  paralleling  the  brick,    separating  the 
grass  from  the  walk. 


Street  Furniture 

These  items  need  improving  and  redesign  in  any  case: 

Waste  Containers 

Use  precast  concrete  shell,    set  approximately  10   inches 

into  ground  on  a  firm  base.     Standard  galvanized  steel  barrels 

can  be  used  for  inserts. 
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Street  Furniture  (continued) 

Benches 

The  standard  park  bench  of  oak  slate  and  concrete  standards 
could  be  greatly  improved  by  studying  its  proportions  and  form, 
yet  using  the  same  basic  materials  and  technique  of  con- 
struction which  is  quite  good.     Continued  installation  of  various 
memorial  benches  without  any  sense  of  integration  with  the 
total  design  should  be  discouraged. 

Drinking  Fountains 

The  existing  granite  basin  drinking  fountains  are  very  unique 
and  in  character  with  the  mall  and  its   surroundings.     They  should 
be  cleaned  up  and  put  back  into  operation  with  new  appropriate 
plumbing  fixtures  but  saving  the  existing  granite  structures. 
New  drinking  fountains  can  be  designol  to  be  in  harmony  with 
these  but  not  standard  catalog  fountains. 


Somerset  Plaza 

While  technically  part  of  the  mall,   this  area  between  Massachusetts 
Avenue  and  Charlesgate  East  is  quite  separate  from  the  rest  of  the  mall.     It 
functions  in  a  different  way  too,    being  adjacent  to  the  hotel.     It  is  a  limited 
space  without  a  long  vista  like  the  mall. 

Development  of  this  space  as  a  plaza  which  would  encourage  heavy  pedes- 
trian use  is  recommended.     More  trees  are  needed  but  also  more  paving. 
Walls  and  planting  would  help  give  definition  to  the  area  at  the  ends.     The 
center  should  be  more  open  and  made  inviting  with  benches,    lighting  and 
special  planting.     The  Leif  Ericson  fountain  should  be  cleaned  up  and  put  back 
into  operation  with  particular  attention  given  to  the  design  of  the  area  immed- 
iately around  it. 
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Pedestrian  Overpasses 

Separation  of  pedestrian  traffic  from  automobile  traffic  at  Massachusetts 
Avenue  crossing  Common-wealth  Avenue  as  it  leads  to  the  underpass  and  at 
Arlington  Street  connecting  the  mall  with  the  Public  Garden  have  been  studied. 
While  offering  the  pedestrian  advantages  over  the  present  crossings  on  grade, 
such  overpasses  would  be  very  expensive  and  could  not  be  justified  at  this 
time  in  light  of  the  other  more  urgent  needs. 
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MEMOR/.NDUM 


TO:        Back  Bay  Planning  and  Development 
Corporation 

FROM:      John  Bok,  Zoning  Consultant 

SUBJECT:    Proposed  Zoning  Changes  Required  by 
the  Concept  Plan. 


The  concept  plan  in  its  present  form  re- 
quires a  numher  of  m.ajor  changes  to  the  Zoning 
Code  of  the  City  of  Boston  within  the  area  of 
the  original  study.   These  changes  require  both 
the  creation  of  a  number  of  nev;  zoning  dis- 
tricts v/ithin  the  City  and  a  number  of  ma.p 
changes  to  the  maps  attached  to  the  Zoning  Code. 
For  the  purposes  of  the  memorandum,  the  por- 
tions of  the  study  area  which  are  included 
within  the  existing  urban  renewal  projects  or 
proposed  projects  have  not  been  included  since 
in  each  case  the  urban  renewal  plan  proposes  a 
number  of  zoning  changes.   The  area  v;hich  is 
covered  by  this  memorandum  is  indicated  on  the 
attached  map  of  the  proposed  zoning  changes 
V7hich  uses  as  a  base  map  the  existing  zoning 
map  for  the  Back  Bay. 

As  a  mechanical  matter,  once  the  concept 
plan  has  been  approved  by  your  corporation,  it 
will  be  a  simple  matter  to  incorporate  the  pro- 
posed zoning  changes  into  a  petition  or  several 
petitions  designed  to  accomplish  the  desired 
zoning  changes  and  I  will  be  glad  to  undertake 
that  work  at  your  request. 

1.    pror»os-ed  Zoning  Changes 


The     DrnnO'^Prl      ^rorinn- 
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MEMOR^aWDUM 


TO:        Back  Bay  Planning  and  Development 
Corporation 

FROM:      John  Bok,  Zoning  Consultant 

SUBJECT:    Proposed  Zoning  Changes  Required  "by 
the  Concept  Plan. 


The  concept  plan  in  its  present  form  re- 
quires a  numher  of  m.ajor  changes  to  the  Zoning 
Code  of  the  City  of  Boston  v/ithin  the  area  of 
the  original  study.   These  changes  require  both 
the  creation  of  a  n-umber  of  new  zoning  dis- 
tricts V7ithin  the  City  and  a  number  of  map 
changes  to  the  maps  attached  to  the  Zoning  Code. 
For  the  purposes  of  the  memorandum,  the  por- 
tions of  the  study  area  which  are  included 
vrithin  the  existing  urban  renewal  projects  or 
proposed  projects  have  not  been  included  since 
in  each  case  the  urban  renewal  plan  proposes  a 
number  of  zoning  changes.   The  area  which  is 
covered  by  this  memorandum  is  indicated  on  the 
attached  map  of  the  proposed  zoning  changes 
vrhich  uses  as  a  base  map  the  existing  zoning 
map  for  the  Back  Bay. 

As  a  mechanical  matter,  once  the  concept 
plan  has  been  approved  by  your  corporation,  it 
will  be  a  simple  matter  to  incorporate  the  pro- 
posed zoning  changes  into  a  petition  or  several 
petitions  designed  to  accomplish  the  desired 
zoning  changes  and  I  will  be  glad  to  undertake 
that  work  at  your  request. 

1.    Propos-ed  Zoning  Cha.nges 

The  proposed  zoning  changes  are  indicated 
on  the  attached  map  and,  as  indicated  there, 
require  changes  in  most  of  the  present  zoning 
dis'tricts.   Upon  the  completion  of  those 
changes  the  following  districts  indicated  on 
the  ma.p  will  be  in  existence: 


-s- 


(a)  H-5-200-  -  running  along  Charlesgate 
East  and  the  v/a.ter  side  of  Beacon 
V7ith  three  fingers  running  up  Dart- 
mouthy  Clarendon  and  Berkeley 
Streets  on  the  westerly  side  to 
Newbury. 

(b)  H-7-285  -  frontage  along  Arlington 
Street. 

(c)  L-4-120  -  Massachusetts  Avenue  from 
Nev/bury  to  Beacon. 

(d)  H-3-70  -  encompassing  the  original 
H-5  zone  less  the  zones  described 
in  parts  (a)  -  (c)  abo\'e. 

(e)  H-2-40  -  the  St.  Botolph  Street  re- 
sidential area. 

(f)  B-3-70  -  Nev/bury  Street  with  the  ex- 
ception of  the  southerly  blocks  adja- 
cent to  Massachusetts  Avenue  (which 
is  within  the  Fenway  project  and  the 
New  England  Mutual  Building. 

(g)  B-4-120  -  Boylston  Street,  north 
frontage,  Hereford  to  Dartmouth. 

(h)   B-4-100  -  Copley  Square  frontage  zone. 

(i)   B-8-I60  -  Boylston  Street,  frontage. 

Clarendon  to  Arlington,  plus  St.  James 
Avenue,  northern  block.  Clarendon  to 
Arlington. 

(j)   B-10  -  the  two  blocks  bounded  by  Ar- 
lington, Stuart,  Clarendon  and  St. 
James. 

(k)   B-8  -  Prudential  Center,  turnpike 

block  and  area  south  of  Copley  Square, 
to  railroad  tracks. 


2. 


Creation  of  New  Districts 


Article  13  of  the  Boston  Zoning  Code,  "Di- 
mensional Reauirements"  will  have  to  be  amended 
by  adding  to ^"Table  B:  Dimensional  Regulations" 
the  following  nev;  districts: 
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3.  Addition  of  Nev/  Section  l6-4 

Exceptions  -  H-5-200  district. 

The  maximiim  height  of  buildings  specified 
in  Table  B  of  Section  13-1  for  residents  dis- 
trict H-5-200  shall  apply  only  to  buildings 
located  on  corner  lots  on  streets  or  open 
spaces  iTiore  than  100  feet  v;ide  provided  such 
buildings  shall  not  exceed  8,000  square  feet 
per  -floor  above  the  seventh  floor.   All  other 
buildings  in  said  district  shall  not  exceed 
eight  stories  70  feet  in  height,  provided  that 
the  height  of  the  roof  may  equal  90  feet  pro- 
vided a  6o°  angle  from  the  cornice  to  the  top 
of  the  roof  is  maintained. 

4.  Zoning  Map  Changes 

The  existing  zoning  map  will  have  to  be 
amended  to  provide  for  new  districts  conforming 
to  those  indicated  on  the  attached  plan. 
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